DIVISION/ NORTH BRANCH

TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT AND PLAN

CITY OF CHICAGO
Richard M. Daley, Mayor

DECEMBER, 1990



DIVISION/ NORTH BRANCH

TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT AND PLAN

This Redevelopment Plan is
subject to comment and may be
revised after comment and hearing.

CITY OF CHICAGO
Richard M. Daley, Mayor



L

TABLE OF CONTENTS

INTRODUCTION
REDEVELOPMENT PROJECT AREA BOUNDARY DESCRIPTION
REDEVELOPMENT PROJECT AREA GOALS AND POLICIES

-- General Goals

-- Policies

BLIGHTED AREA CONDITIONS EXISTING
IN THE REDEVELOPMENT PROJECT AREA

DIVISION/ NORTH BRANCH AREA TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT

-- Redevelopment Plan and Project Objectives

-- Redevelopment Activities

-~ General Land-Use Plan

- Estimated Redevelopment Project Costs

-~ Sources of Funds to Pay Redevelopment Project Costs
-- Issuance of Obligations

-- Most Recent Equalized Assessed Valuation

- Anticipated Equalized Assessed Valuation

PHASING AND SCHEDULING OF REDEVELOPMENT PROJECT

PROVISIONS FOR AMENDING THIS
REDEVELOPMENT PLAN

AFFIRMATIVE ACTION PLAN

12

12

13

14

18

20

20

21

21

23

24

25



TABLES

Table 1,

Table 2,

FIGURES
Figure |,

Figure 2,
Figure 3,

Figure 4,

LIST OF TABLE AND FIGURES

Estimated Redevelopmcnt Project Costs
Division/ North Branch TIF Redevclopment Project Areg

1989 Equalized Assessed Valuation

Boundary Map
Summary of Blighting Factors
Development Program

Land-Use Plan

i1

20

21

11
15

16



Cermrmstcren

1
INTRODUCTION

the local ¢conomy, and dollar investment in terms of plants and €quipment, [t also has
brought indirect économic and ¢mployment benefits that have trickled down through the
cconomy as a result of multiplier effects.

Historically, most of the industria] firms in the metropolitan area have chosen to locate
within the City of Chicago, This trend, howevcr, has changed with the increased subur-
banization of the metropolitan ares. Outlying Communities and counties provide oppor-

1, Promote the City’s industria] base and maintain the City’s diversified ¢conomy for
the benefit of its citizens;

2, Strengthen the existing manufacturing areas which are suitable in Size, location, ang
character for these types of uses;

3. Encourage industria] investment, modernization, and expansion by providing for
stable and predictable industria] environments.



) Location, Goose Island s at the southern edge of the North Branch Industrial Cor-
ridor, This area benefitg from accessibility to O’Hare Airport, Kennedy Ex-
pressway, railroads, and the Chicago River as wejj a5 proximity to markets, sup-
pliers, and g large skilled labor force,

of vacant industrial land on the City’s north side, ¢xcluding that which is adjacent
to O’Hare, 27 acres are found on Goose Island. Also, the only industria] site on the

devclopment.
0 Relocation Potential, Existing Chicago industries, desirous of €xpansion or reloca-
tion, are increasingly moving to the suburbs where land is available, acquisition

Costs are less, and land use js relatively more stable for long term capital invegst-
ments.  Goose Island could help the City retain and attract g larger share of the

In January, 1977, tax increment financing ("TIF") was made possible by the Ilinois General
Assembly through bPassage of the Tax Increment Allocation Redevelo ment Act
(hereinafter referred to as the "Act.") The Act is found in Illinojs Revised Statutes, Chap-
ter 24, Section 11-74.4-1 et $€d. as amended. The Act provides 3 means for municipalities
after the approval of 4 "redevelopmcnt plan and project" to redevelop "blighted,"
"conscrvation" or "industria] park conservation" areas and to finance public redevelopment
COSts with incremcntal real estate tax revenues, Incrementa] real estate tax revenue ("tax
increment revenue") js derived from the increase in the equalized assessed valuation
eal Property within the TIF redevelopment area over and above the certified

tax rate which results in tax Imcrement revenye, A decline in current EAV does not result
in a negative real éstate tax increment,



taxes levied and collected on any or aj] property in the municipality; (¢c) the fun faith and
credit of the municipality; (d)a mortgage on part or all of the rcdcvclopmcnt project; or (e)
any other taxes or anticipated receipts that the Mmunicipality may lawfully pledge.

Tax Increment financing does not g¢nerate revenues by incrcasing tax rates; it gCnerates
revenues by allowing the municipality to capture, temporarily, New tax revenues resulting
from rcdevelopment. Further, under tax increment financing, all taxing districts continue

referred to as the "Rcdevelopment Plan") has been formulateq in accordance with the
Provisions of the Act. It iS a guide to all proposed public and private actions in the
Redcvclopmcnt Project Area,

Jjobs and 3 real alternative for Companies that might otherwise move to the suburbg or out

1 On a coordinated rather than g piecemea] basis to €nsure that the land-use,
pedestrian access, vehicular circulation, pParking, service and urban design
Systems wil] f'unctionally come together, meeting modern-day principles and
Standards,

2, On a reasonable, Comprehensjve and integrated basis to €nsure that blighting
factors are eliminated.

3. Within 3 reasonable ang defined time period so that the area may contribute
productively to the economic vitality of the City,

Rcdevclopment of the Rcdcvclopment Project Area is g3 complex undcrtaking, and it
presents challenges and Opportunities commensurate with its scale. The Success of this ef-
f

ort will depend to a large ¢xtent on the CoOperation between the private sector and
Division/ North Branch TIp Redevelopment Project and Plan Page 3
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My

The boundarieg of the Division/ North Branch Redevelopment Project Area (hereinafter
referred to as the "Redevelopment Project Area") have beepn carefully drawn to include
only the real Property and improvements thereon substantially benefited by the pProposed
redevelopment Project improvements to be undertaken as part of this Redevelopment Plan,
The boundarieg are more Specifically shown ip Figure 1, Boundary Map, and more pag-

Division/ North Branch TIF Redevelopment Project ang Plan Page ¢
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This section of the Redevelopment Plan identifjes the goals and policies of the City for the
Redevelopment Project Area. A later sect i i i
more specific Program which the City plans to undertake in achieving the redevelopment

Genera] Goals

o Provide infrastructure improvements within the Redevelopment Project
Area,

0 Encourage industria] development by elumnatmg the influences and the
manifestations of physica] and economijc deterioration and obsolescence

0 Create an énvironment within the Redevelopment Project Areg which wij]
contribute to the health, safety, angd general welfare of the City, and
preserve or enhance the value of Properties adjacent to the Redevelopment
Project Area.

o Provide an increased real estate ang sales tax basis for the City of Chicago,
the State of Illinois and other taxing districts ¢xtending into the Redevelop-
ment Project Area.

Policies

It is the policy of the City of Chicago to

o} Foster the City’s industrial base and to maintain the City’s diversified
€conomy for the general welfare of its citizens;

Division/ North Branch TIF Redevelopment Project ang Plan Page 7






o} Of the fourteen factors set forth in the Act for improved areas, ten are present ip
the area

0 The factors present are reasonably distributeq throughout the entire Property/site

0 The entire site is Impacted by angd show the presence of blight factors

et -



10.

Deterioration
Deterioration as a factor js present to a major extent throughout the property and
includes severe deterioration of the Structure, sea wall and the site surface condition

Existence of Structures Below Minimum Code
The existence of structures below minimum code standards is present to a major ex-

tent and includes the entire building on the site which contains defects which are
below the maintenance and other code réquirements of the Chicago Building Code.

Excessive Vacancies
Excessive vacancies as a factor js bresent to a major extent. The entire building and
associated property is currently vacant.

Deleterious Land-use or Layout
Deleterious land-use or layout is present to a major extent, Conditions contributing
to this factor includes improper placcment/sctback of the building on the site,
resulting in restricted parking and loading areas provisions,

Depreciation of Physical Maintenance

Depreciation of physical maintenance ig bresent to a major extent and includes the
lack of maintenance and deferred maintenance of the building and site improve-
ments, including the parking area,

Lack of Community Planning
Lack of community planning is present to a major extent, Building size, and ar-

1. Exterior Survey of the condition and use of each building;

2. Field survey of environmental conditions covering Streets, sidewalks, curbs
and gutters, lighting, traffic, parking facilities, landscaping, fences and
walls, and general property maintenance;

3. Analysis of existing uses and their relationships;

4, Comparison of current land use to current zoning ordinance and the current
zoning map;

5 omparison of Surveyed buildings to property maintenance and other codes
of the City

6 Analysis of original and current platting and building size and layout

7 Analysis of building floor area and site coverage; and

8 Review of previously prepared plans, studies and data

Division/ North Branch TIF Redevelopment Project and Plan Page 10
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o] Reduce or eliminate those conditions which qualify the Redevelopmcnt

0 Strengthen the ec'onoim’é wcll-being of the Redcvelopment Project Area and
the City by increasing business activity, taxable values, ang job oppor-
tunities,

o Assemble land into parcels functlonally adaptable With respect to shape ang

o Create an €nvironment which Stimulates private investment in new construc-
tion, ¢Xpansion, and rehabilitation.

o} Achieve development which is integrated both functionally and aesthetically
with nearby existing deve]

Opment, and which contains a complemcntary mix




WL

The City Proposes to achieve jtg redevelopment goals, policies and objectives for the
Redevelopment Project through public financing techniques including tax increment
financing and by undertaking Some or all of the following actions:
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A, Seawall Reconstruction
The existing Scawall along the west line of the redevelopment site is
in a seriously deteriorated condition and will require complete
reconstruction,

B. Utility Relocation
Existing on site utilities, including Sewer and water lines, are im-
properly located ang of inadequate size and capacity to serve new in-

dustrial development. Relocation Or replacement of utilities wil] be
required.

important in conjunction with development of internationa] trade operationg
4, Analysis, Administration, Studies, Surveys, Legal, et a].
Activities include the long-term management of the TIF Program ag well as
the costs of establishing the Program ang designing its components,
S. Redevelopment Agreements

Struction of public improvcments or facilities, Terms of conveyance shal] be
incorporated in appropriate disposition agreements which may contain more

The Land-Use Plan, Figure 4, attached hereto and made a part hereof, identifies land-uses

public rights-of—way to be in effect upon adoption of this Redevelopment Plan. The

major land-use category included within the Rcdevelopment Project Area is Planned
g.

Division/ North Branch TIF Redevelopment Project and Plan Page 14
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The Land-Use Plan as designated jn Figure 4 provides a gujde for future land-use improve-
ments and developments within the Redevclopment Project Areg.

The following Uses are permitted in the Goose Islang Planned Manufacturing District, in-
clusive, Provided that within 300 feet of 2 Residentia] District ajj business, Servicing or
Processing shajj take place within completely enclosed buildings. Within 300 feet of g
Residentia] District, all Storage, ¢xcept of motor vehicles, shall be within completely
enclosed buildings Or may be located out-of-doors if it is effectivcly Screened by 3 solid

. .

1 Any production, processing, cleaning, S€rvicing, testing, repair, or Storage of
materials, g00ds, products or informatjon

2. Cartage angd ¢Xpress facilities

3. Contractor, construction or demolition offices, shops or yards
4. chlling units for Wwatchmen

5 Earth station antennas not tg ¢xceed 8 feet

6 Fuel and 1ce sales, if located in completely enclosed buildings
7 Garage ang barking lots for motor vehicleg

8 Occupational health ang safety medijca] clinics

9 Offices business ang professional, not below the second floor
10. Public utility and public Services uses

11. Recycling facilities, Class I, I, 111

12, Retail sales rooms Or areas, provided that the sales conducted therein (1) are

13, Signs, as regulated
14, Storage, warehousing and wholesa]e establishments
15, Storage of flammable liquids, above ground in tanks ip ¢xcess of Capacity

16. Temporary buildings for construction Purposes, for 3 period not to exceed
the duration of such construction,

17, Accessory uses

Division/ North Branch TIF Redevelopment Project and Plan Page 17
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Special uses, performance Standards, ang use¢ and bulk regulations ag set forth in the
Chicago Zoning Ordinance are applicable to development within the Rcdcvelopmcnt
Project Area.

Estimated Redevelopment Project Costs

Property, real or pbersonal, or rights or interests therein, demolition of buildings, and

4 Costs of the construction of public works or Improvements

5 Costs of job training and retraining projects;

6 Fmancing costs, including but not limited to all necessary and incidenta] ¢Xpenses
related to the 1ssuance of obligations and which may Include payment of interest on

redevelopment plan ang project, to the €xtent the municipality by written agreement
accepts and approves such costs;

8 Relocation Ccosts to the €xtent that a municmahty determines that relocation costs
shall be paid or js required to make Payment of relocation costs by federal or State
law;

9 Payment in lieu of taxes as defined in the Act.

10. Costs of job training, advanced vocational education or career education, including



11, Interest cost incurred by a redeveloper related to the construction, renovation or

a. such costs are to be paid directly from the Special tax allocation fund estap-
lished pursuant to the Act;



PROGRAM ACTION/IMPROVEMENT

Property Acquisition, Site Preparation, Demolition $4,567,000
and Environmental Clean-Up

Utility Improvements 324,000
Seawal] and QOpen Space 1,511,000
Job Training and Related Educationa] Programs 100,000
Analysis, Studies, Surveys, Legal, et a1, 75,000
GROSS PROJECT cosT $6,577,000 *

* Exclusive of capitalized intcrest, issuance cost, administrative cost, interest
and other financing cost,

Issuance of Obligations
The City may issue obligations Secured by the tax increment Special tax allocation fund
pursuant to Section 11-74.4-7 of the Act.

All obligations issued by the City bursuant to thjs Rcdcvelopmcnt Plan and the Act shall
be retired within twenty-three (23) years from the adoption of the ordinance approving the

Redcvelopmcnt Project Area, sych ultimate retirement date occurring in the Year 2014,
Division/ North Branch TIF Redeve]opment Project and Plan Page 20
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Also, the fina] maturity date of any such obligations which are issueq may not be later
than twenty (20) years from their respective dates of issue. One or more series of obliga-
tions may be sold at One or more times in order to implement this Rcdcvelopment Plan.
The amounts payable in any year ag principal of and interest on all obligations issued by
the City pursuant to the Rcdevelopment Plan and the Act shall not exceed the amounts
available, or projected to be available, from tax increment revenues and from such bond
sinking funds or other sources of funds as may be provided by ordinance. Obligations may
be of a parity or senior/junior liep natures. Obligationg issued may be serial or term
maturities, and may or may not be subject to Mmandatory sinking fund redemptions,

SUMMARY OF 1989 EQUALIZED ASSESSED VALUATIONS

Real Estate Block Numper Equalized Assessed vaj

17-05-201-006 $482,150

This figure ig subject to fina] verification. Initial EAV js estimated to be $482,150. After
verification, the correct figures shall be certified to by the County Clerk of Cook County,
Illinojs. '
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A phased implcmcntation Strategy will pe utilized to achieve 3 timely and orderly
redevelopment of the project area,

It is anticipated that City ¢xpenditures for redevelopment project cost wiij be carefully

staged on g reasonable and Proportional basig to coincide with ¢xpenditures in redevelop-
ment by private developers.
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This Division/ North Branch Tax Increment Rcdevelopment Project ang Plan may be
amended pursuant to the provisions of the Act.
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8
AFFIRMATIVE ACTION PLAN

B This Commitment tq aff1rmat1ve action wij] cnsure that g]j members of the Protected
8roups, gre Sought out to compete for all jo Obenings ang Promotiong] oppor-
tunities,

In lement these Principles for this Plan and Pro;ect, the City shalj réquire and




